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Proposed Regional Coastal Environment Plan 
PROFESSIONAL ADVICE ON COASTAL HAZARD ZONES AND PROPERTY VALUE IMPACTS
CONSULTANTS ’ BRIEF

5 November 2007 (amended 21 January 2008)

1.  Background 
The HBRC publicly notified its Proposed Regional Coastal Environment Plan (RCEP) in August 
2006.  The proposed RCEP identifies coastal hazard zones and applies rules restricting some land 
use activities within those zones. 

The HBRC's Hearings Committee has heard submissions on the RCEP's coastal hazard 
provisions.  Having heard submissions and visited many of the beaches, the Committee is seeking 
professional advice on the effects of the coastal hazard zones and associated rules on property 
values. 

Before making decisions on those submissions, the Committee must make evaluation which takes 
into account the benefits and costs of policies, rules and other methods.  The Committee must also 
take into account the risk of acting or not acting if there is uncertain or insufficient information 
about the subject matter of the policies or rules. 

Therefore, the Committee wants to better understand the benefits and costs of identifying (or not 
identifying) coastal hazard zones in the RCEP, particularly in relation to coastal property values. 

The Committee wishes to commission appropriately qualified personnel to prepare a report which 
specifically assesses the matters outlined in Section 3 below. 

2.  Purpose 
To provide HBRC with advice on the impact that coastal hazard zones and associated rules in the 
Proposed Regional Coastal Environment Plan have had, and are having, on property values.  This 
advice will enable HBRC to better understand the costs and benefits of identifying coastal hazard 
zones in the Proposed Hawke's Bay Regional Coastal Environment Plan. 

3.  Scope of Work 
a) Assess the extent to which the RCEP's coastal hazard zones and associated rules have 

affected the market value of properties within those CHZs.  In particular: 
i) Briefly identify and summarise the key generic factors contributing to the changes in 

coastal property values.  This should be based on professional opinion and 
experience rather than any property specific assessments. 

ii) Identify any location-specific attributes that may affect coastal property values (eg: 
presence or absence of services, availability and condition of access, driving distance 
to urban areas, presence of any existing coastal protection structures, elevation of 
land, etc) 

iii) Assess up to three locations for specific investigation as case studies (eg: Pourerere; 
Waimarama; Mahia Beach).  The case studies selected are likely to be dependent on 
sales history statistics and geographic location within the Hawke's Bay region.  This is 
not intended to be a site-by-site valuation assessment exercise, but rather a generic 
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assessment of historic and future trends at the chosen locations based on 
professional opinion and experience. 

b) If technically practicable, assess the change in market values of properties located within 
coastal hazard zones against a 'control' location where properties are not located within 
coastal hazard zones. 

4.  Costs 
Payment can be by lump sum at the end of the work or by arrangement based on the progressive 
completion of key tasks. 

5.  Timeframes 
The Hearings Committee is eager to maintain momentum on these submissions but accepts that a 
rushed decision without sound advice is not desirable.  The work should be completed by 29 
February 2008 4 April 2008 to enable further Committee deliberations on submissions. 

6.  Outputs 
The completed consultant's report will be circulated to members of the Hearings Committee.  The 
Committee will then consider that report alongside other material in evaluating the benefits and 
costs of including coastal hazard zones and associated rules in the RCEP. 

7.  Deliverables 
An electronic copy of the final report shall be provided to HBRC.  This shall be in a format that will 
enable HBRC to readily reproduce the report.  In addition, two (2) printed copies shall be provided 
to HBRC.  Following the completion of the final report, the consultant may also be required to 
present the report to the Hearings Committee. 

8.  Project management 
HBRC’s project manager will be Gavin Ide. The consultant's project leader is to make email 
progress reports to the project manager on a fortnightly basis. 

9.  Conditions of engagement 
The conditions of engagement will be the IPENZ Short Form Agreement for Consultant 
Engagement (Commercial), dated November 2005. 

10.  Information to be submitted with proposal 
The following information is to be submitted with the proposal: 

· key personnel to be used on the project (including their roles) and brief description of their 
relevant experience and skills (one paragraph per person) 

· confirmation of ability to meet the timeline set out in this brief 
· fixed price cost inclusive of disbursements for completing the work1. 

                                               
1

NOTE: HBRC has not defined a set budget for this work, however the estimated total cost for this project will be a key 
factor in the awarding of this work.  
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Introduction 
This information sheet outlines the Proposed Hawke's 
Bay Regional Coastal Environment Plan’s (RCEP) 
content in relation to coastal hazards in the region. 

It is one of a series of information sheets outlining 
various aspects of the Proposed RCEP that has been 
publicly released for public submissions by people 
interested in future management of the Hawke's Bay 
coast. 

Why plan for coastal hazards? 
With people living and working along the coast, active 
coastal processes can create hazards, threatening 
people’s safety and well-being, their property and the 
environment. The use and development of the coastal 
environment, climate change and possible sea level rise 
are also factors.  Government departments currently 
recommend local councils adopt sea level rise 
predictions as a rate of 5mm per year.  A panel of 
international experts regularly reassesses those 
predictions. 

A coastal hazards report was completed in February 
2004 for the Hawke’s Bay Regional Council by 
consultants Tonkin and Taylor Limited.  It identified that 
the entire region’s shoreline is prone to storm damage 
and the influence of cyclical erosion and accretion 
trends.  The region is also prone to inundation due to 
storm surges.  High sea swells or storm surges lead to 
coastal erosion and inundation of land adjacent to the 
coast as seawater is driven over the beach crest. 

While most natural coastal processes contributing 
towards coastal hazards originate in the coastal marine 
area (ie: coastal areas below average high tide mark), 
their adverse effects are usually experienced on land, 
where the regional council and city and district councils 
have joint responsibilities. 

Who does what? 
The Resource Management Act 1991 (RMA) requires all 
local authorities to address coastal hazards in order to 
promote the sustainable management of natural and 
physical resources. 

Under the RMA, the Regional Council:- 
�� is responsible for controlling the use of land for 

the purposes of the avoidance or mitigation of 
natural hazards; and 

�� may control any actual or potential effects of the 
use, development or protection of land within the 
coastal marine area, for the avoidance or 
mitigation of natural hazards. 

City and district councils are empowered by the RMA:- 
�� to control effects of land use activities for the 

purpose of the avoidance or mitigation of natural 
hazards. 

The functions of the Regional Council and territorial 
authorities under the RMA are similar in relation to land 
use controls for avoiding and mitigating natural hazards.  
It is therefore important that overlaps and duplication in 
the management of natural hazards are avoided and 
consistent environmental policy and rule structures are 
developed.  Representatives from all councils in Hawke's 
Bay are in regular contact discussing effective 
management arrangements on a wide variety of issues, 
including coastal hazards. 

What does the Building Act require? 
As well as having responsibilities under the RMA, city 
and district councils are also responsible for processing 
and issuing building consents under the Building Act.  
The Building Act has its own requirements applicable to 
proposed structures and buildings in hazard-prone 
locations. 

The 2004 Building Code specifically requires floor levels 
of habitable buildings to be constructed above flood 
levels resulting from a storm having a 2% probability of 
occurring annually.  This is commonly referred to as a 1 
in 50 year event1. 

RMA and Building Act requirements do not duplicate 
each other – instead, they complement one another to 
ensure threats of coastal hazards are taken into account 
in any coastal development proposals. 

                                               
1 Although commonly referred to as a 1 in 50 year event, the technically correct term is 

an event having a “2%Annual Exceedance Probability” or 2%AEP.  In terms of 
coastal flooding, this level includes allowance for a combined storm surge and high 
tide event. 
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What does the Proposed RCEP cover? 
In Chapter 15, the proposed RCEP outlines a policy 
framework in relation to avoidance and mitigation of 
coastal hazards in the region.  Those policies suggest 
that responses to coastal hazards should be prioritised. 

These priorities are:- 
1. avoidance of the hazard in the first instance (or in 

cases where existing development is threatened, 
then evaluation of the feasibility of relocating such 
development should be the first priority); 

2. maintaining and enhancing natural features and 
buffers (eg: sand dunes, gravel barriers and inter-
tidal rock structures); 

3. evaluating the use of beach nourishment solutions 
to mitigate the coastal hazard; and then…

4. the use of hard structures only after these other 
priorities have been evaluated and deemed 
unfeasible.  The use of hard coastal protection 
works would typically be adopted where all other 
options are inappropriate. 

Rules in the Proposed RCEP 
The proposed RCEP includes rules (79-92) to 
implement these coastal hazard response priorities.  
Those rules (on pages 124-129 of the proposed plan) 
are written to allow, restrict or prohibit activities 
located in coastal hazard areas.  More detail on these 
rules is set out on the next page. 

The proposed RCEP’s rules are based on three 
hazard risk zones defined in the 2004 Hawke's Bay 
Regional Coastal Hazard Assessment and 
subsequent reports by Tonkin & Taylor Ltd. 

Stricter controls generally apply in high risk zones and 
lesser restrictions apply in medium and long term risk 
zones.  The three hazard management zones are:- 

�� ‘CHZ1’ – an area predicted to be at risk of coastal 
erosion and extreme inundation over the next ten 
years.  This includes allowances for risks from 
severe sea storms, short-term variations and 
dune instability. 

�� ‘CHZ2’ – an area predicted to be potentially at 
risk over the next 100 years due to moderate 
inundation, long-term rates of erosion and 
allowance for predicted sea-level rise. 

�� ‘CHZ3’ – an area predicted to be potentially at 
risk due to moderate inundation (where ground 
levels are below the 2%AEP level), including 
allowance for predicted sea-level rise over the 
next 100 years. 

These three zones have not been defined on an 
individual site-by-site basis, but instead are intended 
to be used as a  planning tool to assess regional and 
local risk.  The zones are intended to be regularly 
reassessed.  The most appropriate timing of that 
reassessment would be before the RCEP needs to be 
reviewed – which is at least every ten years. 
�
�

How can I find out if my property is within a coast al 
hazard zone? 
Volume 2 of the Proposed RCEP contains a series of 
maps covering the region’s coastal environment.  
Coastal hazard zones are overlaid on those maps.  
The Proposed RCEP’s maps are printed at one of two 
scales - 1:50,000 or 1:12,500 (where 1cm on the map 
represents 125m on the ground). 

For more detailed information - A4-sized maps for 
specific properties (at 1: 2500 scale) can be produced 
by HBRC staff.  A charge of $5.00 per map will apply. 

What coastal hazards the Proposed Plan covers 
The proposed RCEP only addresses the Hawke's Bay 
Regional Council’s resource management role.  This 
complements the Regional Council’s other roles in 
undertaking physical works and services, and 
emergency management co-ordination and response.  
District plans may also contain information on coastal 
hazards.  District plans are available for viewing at 
public libraries and city/district council offices.

Policies are included in the proposed RCEP relating 
to coastal cliff erosion and sea inundation of coastal 
land.  All councils in Hawke's Bay will need to take 
those policies into account when making decisions on 
coastal development proposals in the future. 

The proposed RCEP does not include any policies or 
rules in relation to the threat of tsunami on the region. 

A closer look at the Rules applicable within CHZs…
Figure 1 summarises rules in the Proposed RCEP 
that allow, restrict or prohibit various land use 
activities.  Some of those activities require a resource 
consent from the Regional Council before the activity 
can be lawfully carried out (NB: a resource consent is 
not the same as a building consent from city or district 
councils).  Depending on the coastal hazard risk and 
any mitigating circumstances, the Regional Council 
may decline consent, or grant consent subject to 
conditions.  Figure 2 summarises the different types 
of resource consent activity classifications. 

The replacement (eg: in event of fire), maintenance, 
repair, removal or demolition of most existing 
buildings and structures is permitted.  This does not 
include extensions, alterations or replacement work 
that increases the floor area of existing buildings. 

Rules in the proposed RCEP also apply to areas 
where coastal flooding presents a risk, although those 
rules only address non-reticulated wastewater 
systems, landfills etc.  Rules in the proposed RCEP 
do not apply to dwellings and other habitable 
buildings within CHZ3 as the 2004 Building Code 
already requires those buildings to be built above 
predicted flood levels. 
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Activity CHZ1 CHZ2 CHZ3 

Replacement, maintenance, repair, removal or 
demolition of lawfully established building or structure 

Permitted Activity 
Rule 79

Permitted Activity 
Rule 79

Permitted Activity 
Rule 79

Temporary activities Permitted Activity 
Rule 81

Permitted Activity 
Rule 81

Permitted Activity 
Rule 81

External building work, including construction of a new 
building or relocation of a building 

Non-Complying 
Activity 
Rule 87

Restricted 
Discretionary Activity 
Rule 82

n/a+

Construction of a new structure for purposes of a 
network utility operation 

Restricted 
Discretionary Activity 
Rule 83

Restricted 
Discretionary Activity 
Rule 83

Restricted 
Discretionary Activity 
Rule 83

Permitted Activities not complying with conditions Restricted 
Discretionary Activity 
Rule 84

Restricted 
Discretionary Activity 
Rule 84

Restricted 
Discretionary Activity 
Rule 84

Replacement, maintenance, repair, erection 
placement, construction demolition or removal of any 
coastal protection structure 

Non-Complying 
Activity 
Rule 85

Non-Complying 
Activity 
Rule 85

- 

Replacement of a structure damaged or destroyed by 
the action of the sea 

Non-Complying 
Activity 
Rule 86

Non-Complying 
Activity 
Rule 86

- 

Deposition of sediment in volumes greater than 5m3

per property in any six consecutive month period 
Restricted 
Discretionary Activity 
Rule 89

- - 

Removal of sediment and other earthworks* in 
volumes greater than 5m3 per property in any six 
consecutive month period 

Non-Complying 
Activity 
Rule 91 

- - 

Landfills or dumping of hazardous substances Prohibited Activity 
Rule 92 

Prohibited Activity 
Rule 92

Prohibited Activity 
Rule 92

* By definition, earthworks in CHZ1 under this Rule do not include non-mechanical (ie: hand-held) domestic landscaping or gardening. 
+ The 2004 Building Code specifically requires floor levels of habitable buildings to be constructed above flood levels resulting from a storm 

having a 2% probability of occurring annually.  This is commonly referred to as a 1 in 50 year event. 
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Activity Status Consent 
required? 

Can consent be 
declined? 

Can conditions 
be imposed? 

Matters Council can consider 

Permitted No N/A N/A Activity must comply with all performance 
standards 

Controlled Yes No Yes Specific matters identified in rule 

Restricted Discretionary Yes Yes Yes Specific matters identified in rule 

Discretionary Yes Yes Yes Effects of activity and consistency with 
RMA and Plan’s policies 

Non-Complying Yes Yes Yes Consent only granted if effects of activity 
less than minor, or activity is consistent 
with Plan’s objectives and policies 

Prohibited N/A N/A N/A Activity is prohibited – no resource 
consent can be applied for 
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Meaning of key terms 
The following is a list of key words and their meanings used in 
the context of the Proposed RCEP’s coastal hazard policies 
and rules. 

Building means any temporary or permanent moveable or 
immovable structure, including a structure used or intended to 
be used for occupation by people, animals, machinery or 
chattels; a non-reticulated wastewater system for storage, 
treatment and/or disposal of wastewater; and a bore. 

Coastal protection structure means any structure used to 
reduce risks posed by coastal erosion and/or inundation by the 
sea to human life, property or the environment and includes 
seawalls, groynes, rip-rap, bunds, breakwaters, revetments, 
gabions and reinforced fences. 

Coastal protection work means any works used to reduce 
risks posed by coastal erosion and/or inundation by the sea to 
human life, property or the environment and includes coastal 
protection structures and beach nourishment. 

Earthworks means the disturbance of land surfaces by 
blading, contouring, ripping, moving, removing, placing or 
replacing soil or earth, or by excavation or by cutting and filling 
operations.  In relation to CHZ1, it does not include non-
mechanical domestic landscaping or gardening. 

External building work means work for or in connection with 
the exterior alteration, construction, or placement of a building 
and includes earthworks and other site preparation work.  It 
does not include:  temporary storage stacks of goods or 
materials; structures less than 10m2 not containing sleeping 
accommodation, sanitary fixtures or facilities for storing potable 
water; work closing in an existing veranda or patio not 
exceeding 5m2; fences, hoardings or free-standing walls less 
than 2m in height allowing water to permeate through more 
than 75% of the structure; any mast, pole, pylon or similar 
structure; any interior alteration, construction or destruction of 
a building; and maintenance or repair of a lawfully established 
building. 

Maintenance in relation to a structure, means to keep in 
existing order, to prevent loss or deterioration, or to restore to 
working order.  It does not include extending, replacing, 
removing or demolishing a structure or any substantive change 
to the form, orientation or outline of the structure. 

Repair means to restore or mend to good condition after 
damage or wear and includes the reconstruction or alteration 
of any part of a structure, providing that the repair does not 
result in any increase in the area of land occupied by the 
structure; and the repair does not change the character, scale 
and intensity of any effects of the structure on the environment.  
It does not include extending, replacing, removing or 
demolishing the entire structure. 

Replacement in relation to a building or structure, means 
putting back in place of, or taking the place of, or substitution. 

Structure means any building, equipment, device or other 
facility made by people and which is fixed to land.

Temporary activity in relation to the use of land, means the 
use of land that lasts for a duration of no longer than 7 days 
and does not recur for at least another 28 days. 

Further Information 
For further information on the Proposed HB 
Regional Coastal Environment Plan, contact:- 

Hawke’s Bay Regional Council 
159 Dalton Street 
Private Bag 6006, NAPIER 
ph: (06) 835-9200 
fax: (06) 835-3601 
email: coastalplan@hbrc.govt.nz  
web: www.hbrc.govt.nz 
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CHZ2 CHZ1

Non-Complying

Restricted Discretionary

Restricted Discretionary

Not in CHZs, therefore not 
restricted by coastal 
hazard-related rules in 
RCEP

CHZ2 CHZ1CHZ2 CHZ1

Non-Complying

Restricted Discretionary

Restricted Discretionary

Not in CHZs, therefore not 
restricted by coastal 
hazard-related rules in 
RCEP
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Paul is an urban qualified valuer and specialises in the 
commercial, industrial and residential sectors. After graduating 
from Massey University in 1989 with a BBS majoring in 
Valuation and Property Management, Paul’s career has been 
diverse giving him an extremely broad knowledge of the 
property industry in New Zealand. Starting as a Property 
Manager at New Zealand Rail in 1990 he was promoted to 

being one of their youngest areas managers until he left for his OE in 1994. On his return Paul joined his father in the old family business where 
he sold residential/commercial real estate for three and a half years. After completing his valuation registration in 2001, Paul then became the 
General Manager for Harveys Real Estate in 2002 where he managed four business branches with over 50 staff through to 2006, when
Williams’ Harvey was formed. Paul is the great grandson of the original founder and is the owner and Director of Williams’ Harvey.

Paul has had specific involvement with valuing coastal property at Te Awanga, Waimarama and Kairakau Beach. He was heavily involved with 
the recent Kairakau Beach subdivision and provided the developers with valuation advice right through the whole process, managing the 
marketing and sale of the sections and provided further valuation advice during the holding period before titles issued and settlement could take 
place.

Paul is the Immediate Past President of the Hawkes Bay Branch of the Real Estate Institute of New Zealand and is an Associate of that 
Institute. Paul is also a member of the Property Institute of New Zealand. 

William Paul Symes Harvey was granted registration pursuant to the Valuers Act 1948 on 15 August 2001. He holds a current Annual Practising 
Certificate No. 357 and has acted in an independent capacity in preparation of this report. Paul formally complies with the requirements of the 
New Zealand Institute of Valuers Continuing Professional Development (CPD) Programme  

William (Paul) Symes Harvey 
M 0274 952 209
E paulharvey@williamsharvey.co.nz

Bill is a rural specialist with over 35 years of experience in the 
field. Bill has been a Registered Valuer since 1970 and been in 
continuous employment with Valuation New Zealand (now 
Quotable Value) in Hawkes Bay for some 30 years and the last 
8 years in the private sector with firstly Harvey Coxon Limited 
and more recently Williams’ Harvey Limited. Bill has had wide 
experience in all fields of valuation, has knowledge of all 

coastal settlements in Hawkes Bay and has been involved with coastal pastoral properties including compensation assessments for the 
Crown. Bill has undertaken many compensation valuation assignments on the Heretaunga Plains for Hawkes Bay Regional Council in recent 
years and has assisted in settlement of those claims. 

Bill is a Fellow of the New Zealand Property Institute and has extensive experience and knowledge required to undertake the requested 
assignment.

William Richard Hawkins, was granted registration pursuant to the Valuers Act 1948 on 26 December 1970 and was admitted as an 
Associate member of the New Zealand Institute of Valuers on 26 December 1972 and awarded Fellowship of that Institute in April 1998. He 
holds a current Annual Practising Certificate No. 358. Bill formally complies with the requirements of the New Zealand Institute of Valuers 
Continuing Professional Development (CPD) Programme. 

William Paul Symes Harvey was granted registration pursuant to the Valuers Act 1948 on 15 August 2001. He holds a current Annual
Practising Certificate No. 357 and has acted in an independent capacity in preparation of this report. Paul formally complies with the 
requirements of the New Zealand Institute of Valuers Continuing Professional Development (CPD) Programme  

William (Bill) Richard Hawkins 
M 0272 035 751
E billhawkins@williamsharvey.co.nz

Independent, Expert Property Advice 

213 Queen Street, West, P O Box 232 Hastings 4156, www.williamsharvey.co.nz 
T: 06 871 0074 F: 06 871 0084 E:valuers@williamsharvey.co.nz  


